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 Executive Summary 

 
This report examines approximately 113 acres (referred to as the ñstudy areaò) in northern 

Idaho Falls east of U.S. 20 and north of Anderson Street.  The western boundary is North 

Boulevard and its extension to U.S. 20.  U.S 20 and East Stanley Street form the northern 
boundary.  The Union Pacific Railroad and a portion of Anderson Street are the southern 

boundaries.  The east property line of the lots lying east of Boge Avenue and its extension 

south to Anderson Street are the eastern boundary of the study area.     
 

To be eligible to be considered a deteriorating area and/or a deteriorated area, one or more 

criteria as outlined in Idaho statutes must be applicable to the study area.  More than one of the 

statutory criteria are met in the study area, and, therefore, the study area is eligible for an urban 

renewal project under the Idaho Urban Renewal Law of 1965, Chapter 20, Title 50, Idaho 
Code, as amended, and the Local Economic Development Act, Chapter 29, Title 50, Idaho 

Code, as amended.  The primary reasons for this finding are: 

 

1. Unsuitable topography due to basalt rock.  The study area is underlain with widespread 

basalt rock, a condition which substantially increases the cost of construction, especially for 
underground utilities.    
 

2. Need to supplement the fire flow to the study area.    While the water system is looped 

through North Boulevard and Boge Avenue and its extension, the Idaho Falls Water 

Department recommends the extension of a water main through East Stanley Street to 
Holmes Avenue to supplement the fire flow in the area.  The need to supplement the fire flow 

may create an unsafe condition.  
 

3. Streets and street patterns.   A major portion of North Boulevard does not have curb, 

gutters, or sidewalks and does not meet current standards of development.  Although there 

are two dedicated public rights-of-way from Boge Avenue which may offer access to 
Holmes Avenue in the future. the only access to the portion of Boge Avenue south of 

Technology Avenue presently is from the north.  This presents a potential issue for 

emergency access, and this southern portion of Boge Avenue is over 1,200 feet in length, 

a length which exceeds current standards.  There is no public developed street to provide 
internal circulation in the southern, older portion of the study area: some properties do not 

have direct access to a public street. 
 

The study area meets more than one of the criteria for eligibility. The finding the study area is 
eligible does not commit either the Idaho Falls Redevelopment Agency or the Idaho Falls 

City Council to include any or all portions of the study area within an urban renewal project 

area. 
 

The boundaries of the study area are shown in red on the following page: 
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Idaho Falls Redevelopment Agency 
 

The Mayor, with the confirmation of City Council, has appointed seven individuals to the Idaho 
Falls Redevelopment Agency, the urban renewal agency of the City of Idaho Falls: 

 
  Lee Radford, Chair 
  Brent Thompson, Vice-Chair 

  Terri Gazdik, Secretary 
  Tom Hally 

  Kirk Larsen 
  Jon Walker 
  Christopher Harvey 

 
The Agency, originally created on July 6, 1966, was re-established by the Mayor and Council on 

October 20, 1988, for the purpose of eliminating blight in the Snake River Urban Renewal 
District (formerly Lindsay Boulevard Urban Renewal District).   The Snake River Urban 
Renewal District expired in 2018.  The Pancheri-Yellowstone Urban Renewal District (ñPancheri 

Districtò) was terminated after eleven years in 2019.   The Agency now administers four urban 
renewal areas:  River Commons, Eagle Ridge, Jackson Hole Junction, and Pancheri East Bank. 

 
Brad Cramer, Perspective Planning and Consulting, serves as the executive director of the 
Agency.  Elam and Burke is the legal counsel.  Renee Magee, AICP, with the assistance of the 

staff of Idaho Falls Community Development Services, has been engaged to prepare an 
eligibility report to determine if the study area meets the criteria for consideration as an urban 

renewal area (URA).    
  

Background  
 

In response to federal programs funding redevelopment of ñblightedò urban areas in the mid 

twentieth century, Idaho passed the Idaho Urban Renewal Law of 1965.  The law authorized 
Idaho municipalities to identify blighted and deteriorating areas within their communities and to 
use federal grant monies to improve and, if necessary, redevelop these areas.  Support for such 

federal expenditures dissipated and eventually ended in the early 1970's.  With the loss of federal 
support, states needed another tool to assist cities to redevelop blighted areas and to participate in 

the economic vitality of their communities. Idaho cities have a significant financial challenge in 
responding to the infrastructure demands of growth along with the on-going need to maintain the 
existing physical plant in good repair. Idaho cities face stringent constitutional limitations and 

near total dependence upon state legislative action to provide funding.  An Idaho cityôs access to 
funding sources and the ability to employ effective financing mechanisms such as general 

obligation bonding severely constrain capital investment strategies.  
 
The tools available to cities in Title 50, Chapters 20 and 29, the Urban Renewal Law of 1965 and 
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the Local Economic Development Act, are some of the few available to assist communities in 
their efforts to support economic vitality.  New sources of State support are not likely to become 

available in the foreseeable future, thus the Idaho Falls Redevelopment Agencyôs on-going 
interest in exploring the potential for establishing additional urban renewal areas is appropriate.  

 

Purpose of Report  
 

The purpose of this report is to determine if all or a portion of the study area meets the criteria 
outlined in Idaho statutes, Idaho Code Sections 50-2008, 50-2018, and 50-2903, for an urban 

renewal area.  This report is the first step to assist the Idaho Falls City Council determine if there 
is a need for creating an urban renewal area in a portion or all of the study area. 
 

Steps in Creating an Urban Renewal Area (URA) and Revenue Allocation Area 
(RAA) 
 

If  an urban renewal agency is in existence in a community, the creation of an urban renewal area, 
including a revenue allocation area (tax increment financing), begins with an eligibility report for 
a designated area within the community.  The purpose of the eligibility report is to determine if 

the studied area qualifies for an urban renewal area.  The central question is whether the study 
area has at least one of the characteristics which must be found to be considered eligible for 

urban renewal activities.  These characteristics or criteria are: 
 

1. The presence of a substantial number of deteriorated or deteriorating structures and 

deterioration of site [50-2018(9), 50-2903(8)(b) and (8)(c), and 50-2008(d)(4)(2)], 
2. Age or obsolescence [50-2018(8) and 50-2903(8)(a)], 

3. Predominance of defective or inadequate street layout [50-2018(9) and 50-2903(8)(b)], 
4. Outmoded street patterns [50-2008(d)(4)(2)], 
5. Need for correlation of area with other areas of municipality by streets and modern traffic 

requirements [50-2008(d)(4)(2)], 
6. Faulty lot layout in relation to size, adequacy, accessibility, or usefulness [50-2018(9) 

and 50-2903(8)(b)], 
7. Unsuitable topography or faulty lot layouts [50-2008(d)(4)(2)], 
8. Insanitary or unsafe conditions [50-2018(9) and 50-2903(8)(b)], 

9. Diversity of ownership [50-2018(9), 50-2903(8)(b) and (8)(c), and 50-2008(d)(4)(2)], 
10. Tax or special assessment delinquency [50-2018(9) and 50-2903(8)(b)], 

11. Defective or unusual conditions of title [50-2018(9) and 50-2903(8)(b)], 
12. Substantially impairs or arrests the sound growth of a municipality [50-2018(9) and 50-

2903(8)(b)], 

13. Conditions which retard development of the area [50-2018(9)], and 
14. Results in economic underdevelopment of the area [50-2903(8)(b) and economic disuse 

50-2008(d)(4)(2)]. 
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If it is determined the study area has characteristics which meet one or more of the statutory 
criteria listed above, the Agency may approve the eligibility report and request its consideration 

by the governing body.  No URA can be formed unless the City Council adopts a resolution 
finding the area under consideration is deteriorated or deteriorating due to such characteristics, 

the redevelopment of the area is necessary for the welfare of the residents, and the area is 
appropriate for an urban renewal project.     
 

The resolution approved by City Council authorizes the Agency to prepare a plan for the 
proposed urban renewal area.  The urban renewal area plan is to include the following: 

(1) The total assessed valuation of the base assessment roll of the proposed 
revenue allocation area and total assessed valuation of the city; 
(2) A list of the proposed public improvements in the proposed revenue allocation 

area; 
(3) An economic feasibility study (a projection of revenues and anticipated costs 

with a time line); 
(4) A detailed list of estimated project costs; 
(5) A statement showing the impact of revenue allocation area on all tax districts 

levying taxes upon property within revenue allocation area; 
(6) A description of anticipated financing methods and time line for incurring 

such costs; 
(7) A termination date for plan and revenue allocation area; and 
(8) A plan for distributing revenues at the termination date, including any plans 

for Agency to retain any assets acquired during the life of the district. 
 

Once the plan is prepared and approved by the Agency, it is forwarded to the City Council. Prior 
to scheduling the public hearing before the City Council, the City Council forwards the plan to 
the city planning and zoning commission for its determination that the plan conforms to the 

cityôs comprehensive plan.  After receiving the recommendation of the commission, the public 
hearing is scheduled, notice of the hearing is published, and a copy of the notice and plan is sent 

to all taxing entities.  The City Council must approve an urban renewal district, including the 
revenue allocation area, by an ordinance.  If the ordinance is adopted by the City Council, a copy 
of the ordinance with legal description of the revenue allocation area (RAA) is distributed to all 

the taxing entities and the State Tax Commission. 
 

By state statute, an ordinance approving an URA and RAA is effective January1 of the year in 
which it is adopted: this retroactive effect recognizes projects necessary to generate tax 
increment may have begun prior to plan approval to meet private deadlines and encourage 

economic development.  The RAA has a maximum life of twenty years under Idaho statutes.  
The urban renewal agency implements the plan adopted by the city council. 
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Present Conditions in the Study Area 

 

Topography and Geology.  The study area is characterized by widespread basalt rock.  Below is 
a portion of the Geologic Map of the Idaho Falls North Quadrangle, Bonneville County, 

Idaho, 2011, which was prepared by William M. Phillips and John A. Welhan. 
 

 
 
SOURCE:  https://idahogeology.org/pub/Digital_Data/Digital_Web_Maps/IFNorth_DWM-77-m.pdf 

 

A majority of the area north of the Union Pacific Railroad, east of U.S. 20, and west of Holmes 
Avenue is defined as Qbst.  The authors of the map define the areas labeled as Qbst as basalt.   
 

The presence of basalt near the surface is confirmed by the Preliminary Geotechnical 

Investigation, Proposed Commercial Development, prepared by Atlas Technical Consultants, 

LLC, for Brenden Dohs, Treespring Partners (the ñDeveloperò).  The Developer requested the 
Idaho Falls Redevelopment Agency consider the study area for designation as an urban renewal 
area and revenue allocation area due to the presence of basalt on 6.3 acres immediately east of 

Boge Avenue and approximately 300 feet south of East Stanley Street.  The report confirms a 

https://idahogeology.org/pub/Digital_Data/Digital_Web_Maps/IFNorth_DWM-77-m.pdf
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large U-shaped area on the Developerôs site has rock at a depth of zero to three feet.  The rock in 
the interior of the ñUò sits at a depth of 3 feet to a depth of 12 feet depending on location.   

According to the Developer, rock can be seen at ground level on portions of his site for 
commercial development.   The impact of rock on the cost of construction, especially for utility 

infrastructure, can be substantial. 
 

 
 
SOURCE:  Atlas Technical Consultants, LLC., Preliminary Geotechnical Investigation: Proposed Commercial 

Development, August 6, 2021.  Prepared for Brenden Dohs, Treespring Partners. 

 

Streets and Street Pattern.  Access to the study area is provided by U.S. 20, Anderson 
Street/Science Center Drive, and North Holmes Avenue.  Within the study area, access is 

provided by the local streets, North Boulevard, Stanley Street, Boge Avenue, and Technology 
Drive.  The portion of Stanley Street within the study area, Boge Avenue, Technology Drive, and 
the potential access to the east, Ronald Street, are being constructed to current standards with 

curbs, gutters, and ultimately sidewalks.  North Boulevard was constructed much earlier and 
lacks curbs, gutters, and sidewalks through much of its length.  It is not constructed to current 


